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SITE CONTEXT & DESCRIPTION  

                   
Aerial photo of the site 

Kippen is a village in west Stirlingshire, just off the A811. It lies between the Gargunnock Hills and the 

Fintry Hills and overlooks the Carse of Forth to the north. The village is 14km west of Stirling and is 

characterised by its scattered mansion houses and farms.  

The site is approximately 4acres in area, generally square in shape, and lies to the southern edge of 

Kippen. It is directly to the south of existing residential development and occupies an elevated 

position with views over the land to the north.  

It is currently a field of unimproved grassland, surrounded by post and wire fencing with broken 

vegetation of self-seeded shrubs and trees. To the east the site forms a boundary to an impenetrable 

narrow water course ravine, to the south a football ground and pavilion and to the west agricultural 

land holdings. Further south is a large area of mature woodland, Burnside Wood. 

The existing residential developments (Burngreen, Castlehill Loan and Hay’s Hill) comprise 1 and 2-

storey detached, semi-detached and terraced dwellings with white roughcast and pre-cast stone 

walling with grey tiled roofs.   
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SITE ANALYSIS 
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EASTERN BOUNDARY  

Site Photos 

A combination of pulling the gardens away from the embankment and engineering out any 

requirement for perimeter retaining structures has softened most of the eastern boundary. Combining 

the boundary wall with a retaining structure at plot 25, would enable the width of the corridor to be 

locally expanded as it is currently at its tightest point in the south eastern corner. This would 

potentially allow room for a link to the site boundary to the South adjacent to the playing field. 
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BOUNDARY TO THE WIDER COUNTRYSIDE  

Site Photos 

Whilst the layout shows frontage to the west on plots 1, 2, 8 and 9, the plot at 10 is a specialist 

“corner” plot and the plot at 31 will have an enhanced gable treatment. In this respect we feel that this 

matter has been resolved. In terms of its relationship to the countryside it is understood that as part of 

a Local Development Plan 2 process the conclusion drawn was that Burn Green (H103) sat 

comfortably in relation to its overall landscape context. 
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CHARACTER AND AMENITY 

 

Site Photos 

 

It is a matter of discussion as the character of the immediate/adjoining area is a mixture of relatively 

modern semi-detached and terraced houses with cul-de-sac access, providing narrow amenity strips 

of land to accommodate the Core Path network. The existing surrounding houses cannot really be 

identified as being of “rural style”, however, the proposed houses match and complement the edges 

and links to the surrounding spaces, which we feel has not been appreciated in the overview of the 

proposals. 
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FOOTWAY CONNECTIONS 

Having visited the existing footway connections on site, it was felt that whilst there is some, but 

nevertheless evidence of pedestrian movement through the riparian corridor to the east, it is clear that 

the field is being accessed from the gate to the east of the site. That aside, the steep and overgrown 

nature of this space is not conducive to a full Core Path and encouragement of access to this corridor 

would, in our opinion, impose health & safety issues to pedestrians, as well as negatively impacting 

upon any wildlife habitat value this area currently has. It should be noted that the riparian corridor 

could not be accessed from either the north east, or the south east points during our recent visit due 

to a combination of steep levels and overgrown planting. 

Dawn Homes have also been contacted by the owner of the site regarding the agricultural land to the 

south of the site, which he also owns. He has ongoing concerns at the damage and contamination 

caused by access to his field crop and in particular the fouling on the land caused by dog walkers. 

The owner is willing to provide written representation to prevent continued access to his neighbouring 

crop field within his legal rights. 
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LOCAL DEVELOPMENT PLAN  
 

 

Extract from LDP showing Kippen 

 
The site is identified for potential housing development in the Stirling Council Local Development Plan 

(LDP) under the allocation H103 and within the Stirling Council Land Audit 2018, identified as being 

capable of sustaining 31No. dwellings.  
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DESIGN CONSIDERATIONS 

 

The key factors considered in the design strategy for this development were;  

•  Edge of settlement location  

•  Extended access from the existing road  

•  Steep embankment bordering the eastern boundary  

•  Undulating site topography  

•  Creating an engaging and permeable frontage to the western boundary  

•  Creating sensitive boundary treatments to north, south and east.  

•  Integration of green space within the site perimeter  

•  Sensitive landscape design & specification  

•  Sensitive incorporation of affordable housing element.  

•  Broad mix of private house types and sizes.  

  



Page 12 of 19 

ACCESS  

Site Photos 

 

Access to the site will be directly off an existing turning head at the southern end of Oakwood (a local 

access road) where it meets the cul-de-sac, Burngreen. This is located above the north-west corner of 

the site. This currently connects to a farm track which extends the full length of the western site 

boundary and provides access to the sports field to the south and the farm to the west. This track is 

approximately 3m wide with deep overgrown verges to both sides. Hedgerows and post & wire fences 

define the field boundaries.  

 

We propose to extend the existing road and footways south by approximately 60m before turning east 

into the NW site corner. This will extend to a turning head (in the NE corner) and provide access to 8 

private units and all 10 of the affordable units. The road will then transfer to a shared surface area 

which will turn southwards and then west before terminating in a turning area in the SW corner. The 

shared surface will provide access to all the remaining private dwellings.  

 

Both of the turning heads will facilitate pedestrian links to adjacent pathways, one to the north (a 

functioning footway) and one to the west (the farm track). Along with the new footways on the access 

road, these will provide multiple points of pedestrian permeability.  
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SITE LAYOUT 

 
Proposed Site Layout 

 

The cul-de-sac road layout is compatible with the scale of the development and avoids the necessity 

to extend the access road along the full extent of the farm track. This helps preserve the rural 

character of the site and retains a softer development edge to the west. The shared surface section of 

road forms a loop around an area of green space in the south-east corner and provides a high quality 

(and well overlooked) green focal point within the site. At the end of the shared surface (beyond the 

turning head) is a shared driveway providing access to three houses. This allows those plots to face 

outwards towards the farm track to create a more engaging frontage.  

 

The first two plots (at north-west corner) also face outwards to the west, however, are accessed 

directly off the new access road. The remaining houses within the site, including the affordable 

element, are arranged in small groups with minimal numbers directly facing others. This enhances 

privacy, visual interest, and a sense of place.  
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The plots along the south boundary will face inwards to allow for south facing gardens and better 

privacy from the sports field. The existing boundary hedging will, where possible, be retained and 

enhanced with additional planting to soften the development edge.  

The houses along the east boundary similarly face inwards to engage with the development and 

correspond to a more efficient access arrangement. The ground to the east falls sharply to a small 

stream and then upwards again to the existing houses on Hay’s Hill. As this boundary will require to 

be retained (to form a suitable development platform), we propose to install robust screen planting to 

minimise the visual impact of the raised plot fences.  

Housing to the western boundary 

have enhanced elevations and 

boundary treatments to avoid 

presenting blank facades to an 

important aspect onto the core path 

network and access route to the 

playing field. This is further 

enhanced to the north west of the 

site where the houses directly face 

west to the access road, presenting 

live elevation as a gateway to the 

proposed development. 

Great care has also been taken to 

avoid the use of retaining structures 

to manage the changes in levels 

across the site. As a consequence, 

the success of the site layout is not 

dependent upon extensive site 

engineering. 

 
 
 
 

Site Layout along western boundary  
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PERMEABILITY  
As stated previously, there are three main points at which pedestrians can access/egress the site. 

This connects the development, in a sustainable way, to the village centre, bus links, school, shops, 

sports field and wider landscape. This will reduce reliance on vehicular movements to and from the 

site.  

 

LANDSCAPE  

Landscape quality is central to Dawn’s desire to create high quality definable neighbourhoods. This 

requires us to appoint landscape consultants at an early stage to analyse the local and immediate 

area before finalising the design and specification. This establishes a context specific design that 

helps integrate and harmonise the development with its surroundings.  

This Planning application is therefore supported by a Landscape Design Statement and fully detailed 

design and specification by DWA Landscape Architects.  

HOUSE TYPES  

A total of 22No. private and 9No. affordable dwellings are proposed. This number comprises 2-storey 

cottage flats, three types of semi-detached, and seven detached house types. This presents a broad 

range of house types for the local market with sizes ranging from 540ft2 to 2400ft2.  

The house types themselves are varied in their plan layout and roof form, and those that appear more 

than once have been rotated or handed. Roof colours will also vary from red to grey. These measures 

will enhance individuality as well as overall variety.  

The houses are designed to compliment the Scottish vernacular and will sit comfortably within this 

context. They also meet the needs of modern family life and comply with Dawn Homes’ Statement of 

Sustainability in Design.  

The proposed finishing materials are compatible with those in the immediate and wider vicinity and 

will be high quality and long lasting.  

SUDS & DRAINAGE  
The site will drain by gravity towards a SUDs attenuation area in the north east site corner prior to 

discharging into the existing burn via a newly constructed headwall. Treatment of the surface water 

will be via the SUDs attenuation and porous paving within private and shared drives/parking areas.  

The separate, newly laid foul network will discharge into an existing manhole on Burngreen. A 6m 

wide wayleave along the eastern end of the northern boundary of the site will allow Scottish Water 

access to the assets.  

  



Page 16 of 19 

SUMMARY   

 
Proposed Site Layout 

 

The proposed residential development at Burngreen has been the subject of a clear, logical and well 

considered design process including the careful analysis of the site’s physical context as well as its 

place within the local planning framework.  

The site is well connected and permeable. The footpath links will ensure the development is 

accessible to a bus stop as well as being within easy walking distance of a wide range of local 

amenities.  

The site’s unique setting and character will be enhanced by the inclusion of appropriate indigenous 

landscaping and high quality external hard finishes to blend in with and compliment the surroundings.  

The proposals are respectful of the local area and the immediate context and will provide 31 high 

quality homes in an individual and desirable new neighbourhood.  
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The resulting design has produced a development with a strong identity and sense of place. It will 

transform an open area of ground into a high-quality residential development that will stand 

confidently within its surroundings and enhance the local neighbourhood.  

 

SUSTAINABILITY STATEMENT  

Dawn Homes is a supporter of sustainable measures linked directly to reducing carbon emissions in 

its new homes. As such, all homes on the site have been designed in accordance with Dawn’s 

Statement of Sustainability in Design and have been designed to comply with the relevant areas of 

the current Building Regulations.  

 

 
ENERGY  

To limit emissions of carbon dioxide to the atmosphere, we will ensure that the design achieves a 

betterment of DER (dwelling emissions rating) over TER (regulation target emissions rating).  

This will be achieved by:-  

•  The introduction of improved floor, roof & wall insulation  

•  The monitoring of workmanship at key stages throughout the build to ensure building envelope air 

tightness and insulation efficiency  

•  The introduction of hybrid boilers (air-source heat pump with condensing boiler back-up) to ensure 

highest performance efficiency in heating system  

•  The Introduction of a percentage of low energy light fittings  

•  The use of the best available EU Energy Efficient white goods  

•  The use of PIR and time-switch timed controls and low energy lighting wherever technically 

feasible, on external lighting  

•  Encouraging home working by providing home office space within properties with relevant electrical 

and media services  

•  Provide end users with details of how to achieve maximum efficiency from their building by 

providing operating instructions for all appliances and heating systems, indicating how to make 

seasonal adjustments to control settings and routine maintenance needed to enable operating 

efficiency to be maintained  

•  Provide end users with tips on how to reduce energy consumption, saving money, energy, and 

helping to protect our environment  
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All Dawn homes have been designed to optimise energy efficiency and reduce carbon dioxide 

emissions by incorporating a balanced approach to reducing energy demand through good fabric 

performance, careful attention to the detailing of junctions and effective building services. 

•  Averaged through all the dwellings of the proposed development, the use of hybrid air- 

source/condensing boilers offer the required 10% uplift over the 2007 Standards.  

•  New dwellings constructed to the 2015 Energy standards deliver an aggregate 45% improvement 

with regard to CO2 emissions over the 2007 standards. All new Dawn dwellings will achieve the 

Bronze ‘active’ level and the Silver ‘aspect’ for CO2 emissions of the Scottish Governments 

sustainability labelling system.  

 

POTABLE WATER  

To reduce the consumption of potable water we will:-  

•  Install dual flush (6/4) toilets to reduce water usage  

•  Introduce air showerheads to improve quality and reduce water usage  

 

GAS 

Dawn Homes have elected to provide the development with a private gas supply on the basis of the 

efficiency of gas as a fuel for heating and cooking. The storage tank will be located off-site and is an 

option for residents to use instead of electricity alone. 

 

MATERIALS  

We will encourage the use of materials with lower environmental impact over their life cycle by 
utilising materials in our designs that achieve Green Guide acceptable ratings, e.g.  

•  Roofs will achieve A+ rating  

•  External walls will achieve A rating  

•  Internal walls will achieve A rating  

•  Concrete ground floors will achieve C rating  
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WASTE  

To reduce the amount of waste to landfill sites by both the construction process and the completed 

units we will provide:-  

•  External space for the storage of local authority collectable bins  

•  Space for internal waste storage / separation facilities  

•  Space for individual home composting facilities in houses with gardens  

•  A site waste management plan is produced and implemented, that includes procedures and 

commitments to minimise waste generated on site  

•  In addition, the plan will include procedures and commitment to sort, re-use and recycle 

construction waste  

 

HEALTH AND WELLBEING  

To improve the quality of life through good daylight standards and reduced need for energy we will 

commit to:-  

•  Use construction for all building elements that have been assessed and approved by Robust 

Details Limited and found to achieve airborne sound insulation values at least 9dB higher and impact 

sound insulation values 9dB lower than regulatory performance standards  

•  Provide a private or semi-private accessible outdoor space that allows occupants to sit outside, and 

that is accessible only to occupants of designated dwellings  

•  Provide accessible Lifetime Homes to the extent required under Scottish regulation  

 


